
Morgan County, in compliance with the Americans with Disabilities Act, provides accommodations and auxiliary communicative aids and services for all those citizens in need of assistance. 
Persons requesting these accommodations should call Gina Grandpre at 801-845-4015, giving at least 24 hours’ notice prior to the meeting.  A packet containing supporting materials is 
available for public review prior to the meeting at the Planning and Development Services Dept. and will also be provided at the meeting.  Note: Effort will be made to follow the agenda as 
outlined, but agenda items may be discussed out of order as circumstances may require.  If you are interested in a particular agenda item, attendance is suggested from the beginning of 
meeting.      

 

 

 

 

 

 
PLANNING COMMISSION AGENDA 

Thursday, October 22, 2015 

Morgan County Council Room 

6:30 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at the above 

time and date at the Morgan County Courthouse, Council Chambers; 48 West Young St., Morgan, Utah. 

The agenda is as follows: 

 

1. Call to order – prayer at Morgan County Courthouse 

  

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment  

 

Administrative:  

 

6. Discussion/Decision of Dickson Lot Line Adjustment – A proposed lot line adjustment 

located in the previously approved Dickson Subdivision, adding approximately 55’ to the 

rear of lots 4 and 5. The property is located at approximately 1280 S Hwy 66. 

 

7. Discussion/Decision of Flap Jack Drizzle Conditional Use Permit – A proposed conditional 

use permit to allow for syrup manufacturing business in a Commercial-Buffer (C-B) zoning 

district, located at approximately 4090 W 5800 N in Mountain Green. 

 

8. Discussion/Decision of Northside Creek Conditional Use Permit – A proposed conditional 

use permit to allow for a gravel pit in an RR-5 zoning district, located at approximately 

Silver Leaf Drive and Cottonwood Canyon Road. 

 

9. Discussion/Decision of Northside Creek PRUD Plat Amendment – A proposed amendment 

to a previously approved PRUD, located at approximately Cottonwood Canyon Road and 

Silver Leaf Drive. 

 

10. Discussion/Decision – Staker Parson Mountain Green/Warner Gravel Pit Conditional Use Permit – 

A proposed conditional use permit to allow for a gravel pit in an A-20 zoning district, located at 

approximately 4950 W Old Highway. 

 

11. Planning Commission Business/Questions for Staff 

 

12. Approval of minutes from October 8, 2015  

 

13. Adjourn  



Dickson Farms Lot Amendment – Lots 3-5  1 

App # 15.066 

22 Oct 2015 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Dickson Farm Lot Amendment  

Public Meeting 

October 22, 2015 
 

Application No.:   15.066 
Applicant:   W. Lee Dickson 
Owner:   Same 
Project Location:   1280 S. HWY 66 
   Richville 
Current Zoning:   RR-1/A-20 
General Plan Designation: Rural Residential/Agricultural 
Acreage:  approximately 13.33 acres – Lot 3 is 10.461 acres, Lot 4 is 1.632 

acres, and Lot 5 is 1.237 acres 
Request:  Amend a subdivision of record to add approximately 55 feet to the 

western portion of Lots 4 and 5 of Dickson Farms Subdivision and 
removing that portion added from Lot 3 

Date of Application:   September 28, 2015 
 

Staff Recommendation  
 
County Staff recommends approval of the requested Plat based on the following findings and 
with the conditions listed below:  
  
Findings:  
  

1. That the proposed amendment is in keeping with the goals set forth in the Future Land 
Use Map of the General Plan.  

2. That the proposed amendment meets the requirements of the Morgan County Code for 
subdivision plat amendments.  

3. That the proposed amendment will have a negligible impact on surrounding properties.  
  
Conditions:  

 
1. That the owners provide an updated title report prior to recordation.  
2. That all fees and taxes are paid, including any fees associated with outsourced 

consultants.  
3. That any minor changes to the plat be handled by County Staff prior to recordation. 

 
Background  
  
This application is to amend the approved Dickson Farm Plat, originally approved in 2000. Lots 
4 and 5 lie at the south end of the subdivision on the east side of the State Highway 66 (see 
Exhibit A). The original lots were approximately 1.632 and 1.237, respectively. The proposal will 
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Dickson Farms Lot Amendment – Lots 3-5  2 

App # 15.066 

22 Oct 2015 

add approximately 55 feet to the western portion of the lots, removing the area from the 
current Lot 3. Lot 3 currently is 10.461 acres, and the amended Lot 3 would be 9.97 acres. The 
resulting Lot 4 would be 1.88 acres, and amended Lot 5 would be 1.48 acres. 

 
Analysis 
 
General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property 
has Agricultural and Rural Residential designations. According to the General Plan, the 
Agricultural designation “identifies areas of existing agricultural land uses. The purpose of this 
land use designation is to support viable agricultural operations in Morgan County, while 
allowing for incidental large-lot residential and other uses. Ranch Residential designation 
“accommodates rural large lot development with generous distances to streets and between 
residential dwelling units and a viable semi-rural character setting.” Rural Residential 
designation anticipates approximately one acre lots. The acreages of these lots lie between 
these two designations and thus matches the desired character of the General Plan.   
  
The zoning of the parcel is A-20 and RR-1 (see Exhibit C). As noted above, the size of the lots 
seems appropriate for the zoning that exists in the area and on this lots.   
  
Ordinance Evaluation: 
 
Property Layout.  The lots are generally rectangular, lying along a section of State Highway 66 
where the road fronts the property to the east (see Exhibit D). The frontage is along State 
Highway 66 and is approximately 779.78’ long. Lot 3 has 340.59 feet, Lot 4 has 214.78 feet, 
and Lot 5 has 223.41 feet of frontage. The setbacks are noted on the plat and are typical to the 
respective zones.  
 
Roads and Access.  As noted above, the lot fronts onto State Highway 66, where access will be 
gained to the property.  
  
Grading and Land Disturbance.   The parcel appears to lie outside of the flood plain.   
 
Utilities. Water service in the area is provided by the private wells. Waste water will be handled 
by individual septic systems. 
 
Geologic Hazards. The proposed plat amendment does not lie within a known geologic hazards 
unit. 
 
Model Motion   

 
Sample Motion for Approval – “I move we recommend approval the Dickson Farms Lot 
Amendment – Lots 3-5, application #15.066, located at approximately 1280 S HWY 66, 
amending the plat and adding approximately 55 feet on to the western portion of Lots 4 and 5, 
removing that added property from Lot 3, based on the findings and with the conditions listed 
in the staff report dated October 22, 2015.” 
 
Sample Motion for Approval with additional conditions – “I move we recommend approval the 
Dickson Farms Lot Amendment – Lots 3-5, application #15.066, located at approximately 1280 
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Dickson Farms Lot Amendment – Lots 3-5  3 

App # 15.066 

22 Oct 2015 

S HWY 66, amending the plat and adding approximately 55 feet on to the western portion of 
Lots 4 and 5, removing that added property from Lot 3, based on the findings and with the 
conditions listed in the staff report dated October 22, 2015, with the following additional 
conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for denial – “I move we recommend denial the Dickson Farms Lot Amendment – 
Lots 3-5, application #15.066, located at approximately 1280 S HWY 66, amending the plat and 
adding approximately 55 feet on to the western portion of Lots 4 and 5, removing that added 
property from Lot 3, due to the following findings:” 
 

1. List any additional findings… 

 

Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Current Zoning Map  
Exhibit D: Flood Plain Map  
Exhibit E: Current Plat 
Exhibit F: Proposed Amended Plat 
 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Flapjack Drizzle CUP   1 

App # 15.065  

22 Oct 2014 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Flapjack Drizzle Conditional Use Permit 

Public Meeting 

October 22, 2014 
 

Application No.:   15.065 
Applicant:   Douglas Wright 
Owner:   Same 
Project Location:   4090 W 5800 N Unit E 
   Mountain Green 
Current Zoning:   C-B (Commercial Buffer) 
General Plan Designation: Business Park 
Acreage:   (existing building) 
Request:   Conditional Use for a Syrup Manufacturer 
Date of Application:   September 9, 2015 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff recommends approval of the requested conditional use permit based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. That the proposed use has been identified as a food-products manufacturing use, which 
is allowed as a conditional use in the CB zoning district. 

2. That the proposed use will be relatively limited in scale, and will employ 1-4 employees. 
3. That the proposed facility will not adversely impact the adjacent properties. 
4. That any potential impact on the existing neighborhood will be minimal. 

 
Conditions: 
 

1. That there are no retail sales at the site. 
2. That the exterior of the facility be maintained in an attractive manner, painted and 

generally kept looking aesthetically pleasing. 
3. That water and sewer utilities connections are provided at the time of building permit. 

 

Background 
 
Flapjack Drizzle is a small company that produces syrup. The facility will be small in scale, 
producing about 500 bottles of product per day. The impact on the local water/sewer facilities 
will also be small, as the requirements are only for about 50 gallons of water per day. 
Approximate hours of operation would be 7 AM to 7 PM daily, and the facility would utilize 
existing parking for the expected 1-4 employees. No retail sales of product would be allowed. 
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App # 15.065  

22 Oct 2014 

 
Analysis 
 
General Plan and Zoning.  Pursuant to the Future Land Use Map (see Exhibit B), the property is 
designated as Business Park. According to the General Plan, the Business Park designation 
“provides for areas for the development of uses that provide employment involving light 
manufacturing, assembling, warehousing, and wholesale activities. The Business Park 
designation is intended to encourage campus-style commercial development near the airport 
which incorporates amenities including attractive streetscapes and enhanced landscaping. This 
use category provides for employment in commercial and light industrial uses that are 
compatible with adjacent or surrounding land uses. The areas designated for Business Park 
uses have adequate transportation and infrastructure access, and emphasize minimal conflict 
with existing adjacent land uses. This designation provides for the development and 
accommodation of administrative and research industries, offices, and limited manufacturing 
and support services. Typical uses may also include construction contractors, small, screened 
storage yards, and small warehousing spaces.” The proposed conditional use would meet the 
anticipated general planning designation. 
 
The zoning of the parcel is C-B (Commercial Buffer). The purpose of the zone is to provide areas 

for appropriate transitions of commercial uses. The proposed conditional use permit would 
collocate a relatively low-impact use at an existing commercial site. The ordinance allows for 
this kind of use with the granting of a conditional use permit.  
 
Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as 
the following: 

 CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on 
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas 
or may be compatible only if certain conditions are required that mitigate or eliminate the 
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to 
this title.) 

Staff Response: Due to the preexisting uses already on the parcel, any impact due to the 
collocation of the proposed use will be minimal. The site lies within a predominately light 
commercial use area. The proposed conditional use permit will not adversely impact adjacent 
properties or businesses. 

Property Layout.  The proposed use would be located in an existing building and will not require 
the modification of the property. 

Roads and Access.  The property is located on 5800 N. It is not anticipated that the proposed 
conditional use will have a significant impact on the roadway and existing traffic patterns. 
 
Grading and Land Disturbance.  No grading/land disturbance is being proposed at this time. The 
parcel appears to lie outside of the flood plain. 
 
Water Source.  The proposed use will require approximately 50 gallons of water per day, similar 
to what a household uses per person per day. 
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App # 15.065  

22 Oct 2014 

 
Fire Protection.  A fire protection plan, or other considerations as approved by the local fire 
official, will be required during the building permit process.  
 
Sanitary Sewer Systems.  Sewer service will be utilized by the proposed use, and approval will 
be required by the Mountain Green Sewer District. 
 
Storm Water. Storm water drainage is accommodated in the existing system. As the proposed 
conditional use will not expand the impervious surface area of the parcel, additional storm 
water drainage is not required.   
 
Geologic and Geotechnical Evaluations.  No additional construction will be associated with this 
proposed conditional use; therefore, geologic and geotechnical evaluations are not required. 
 
Utilities. Connections to existing utilities in the area should be sufficient to supply the proposed 
use. 
 

Model Motion   
 
Sample Motion for a Positive Recommendation – “I move we forward a positive 
recommendation to the County Council for the Flapjack Drizzle Conditional Use Permit, 
application #15.065, located at approximately 4090 W 5800 N, allowing for the installation of a 
syrup manufacturing facility, based on the findings and with the condition listed in the staff 
report dated October 22, 2015.” 
 
Sample Motion for a Positive Recommendation with conditions – “I move we forward a positive 
recommendation to the County Council for the Flapjack Drizzle Conditional Use Permit, 
application #15.065, located at approximately 4090 W 5800 N, allowing for the installation of a 
syrup manufacturing facility, based on the findings and with the condition listed in the staff 
report dated October 22, 2015, with the following conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for a Negative Recommendation – “I move we forward a negative 
recommendation to the County Council for Flapjack Drizzle Conditional Use Permit, application 
#15.065, located at approximately 4090 W 5800 N, allowing for the installation of a syrup 
manufacturing facility, based on the findings and with the condition listed in the staff report 
dated October 22, 2015, based on the following findings: 
 

1. List any additional findings… 
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22 Oct 2014 

Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Existing Zoning Map  
Exhibit D: Wildland Urban Interface Map 
Exhibit E: Applicant’s Narrative 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit D: Applicant’s Narrative 
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Northside Creek CUP   1 

App # 10.049 

22 Oct 2015 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Northside Creek Excavation Conditional Use Permit 

Public Meeting 

October 22, 2015 
 

Application No.:   10.049 
Applicant:   Rulon Gardner 
Owner:   Same 
Project Location:  approximately 6471 N Silver Leaf Dr (intersection of Silver Leaf 

and Cottonwood Canyon Road 
   Mountain Green 
Current Zoning:   RR-5 
General Plan Designation: Village Low Density 
Acreage/Lots:   approximately 92.524 acres/22 lots, 4 parcels, 1 private road 
Request:  Approval of Northside Creek CUP, allowing for excavation and 

construction of a reservoir 
Date of Application:   October 14, 2010 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff recommends approval of the requested conditional use permit based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. That the proposed use has been identified as a land excavation/reservior. These kinds of 
uses are conditionally (C3) allowed in RR-5 zoning districts. 

2. That the proposed public facility utility is a use that may be permitted based on meeting 
certain criteria in the Code. 

3. That the proposed facility will implement measures in an effort to not adversely impact 
the adjacent properties. 

4. That any potential impact on the existing neighborhood will be minimal. 
5. That there will be no employees – this will be a reservoir for holding water and for 

recreation purposes. 
6. That the requirements of the County Engineer have been or will be addressed (see note 

attached in Exhibit G). 
 
Conditions: 
 

1. That the developer work with Mike Waite (Public Works Director) and Mark Miller 
(County Engineer) to ensure that the roads are in the same state of use and repair at 
the end of the excavation period. 

2. That the developer provides a revegetation plan and/or uses hardscape materials to help 
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prevent erosion on sloped areas. 
3. That all other requirements of the County Engineer and Public Works Director are met. 

 

Background 
 
This is a request to construct a small reservoir in the Cottonwood Canyon area. The property is 
located generally north of the intersection of Cottonwood Canyon Road and Silver Leaf Drive. 
The proposed conditional use permit is for the excavation of material sufficient to ultimately 
construct the reservoir. 
 
While this site is currently relatively isolated, there is proposed to be expansion of residential 
units in the area, including building out Stone Ridge (Cottonwoods Phase 4) and the 
immediately adjacent Northside Creek subdivision, which has 22 proposed lots. Due to the 
nature of the proposed conditional use permit, and the kinds of noises, dust, and dirt that are 
generated, mitigating efforts should be taken to ensure minimal impact on these areas. Further, 
heavy truck traffic along Cottonwood Canyon Road and Silver Leaf Drive will almost certainly 
cause damage to the existing roadway. The developer has agreed that any adverse effect of his 
activities on the roadway will be repaired by him prior to final completion of the project. 
 
The developer has been working on this project with the County, State, and other interested 
parties for several years. As this is mainly an engineering-related project, the County Engineer 
and Public Works Director have worked closely with the developer to ensure that the County’s 
interests will be met. It is anticipated that this project will help deal with the water shortages 
that the area experiences each summer, and will work in connection with the Cottonwoods 
Mutual Water Company system to provide secondary water to the area. 

 
Analysis 
 
General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property 
has a Village Low Density Residential designation. According to the General Plan, the Village 
Low Density Residential designation “provides for a lifestyle with planned single family 
residential communities, which include open space, recreation and cultural opportunities, 
including schools, churches, and neighborhood facilities located in established village areas or 
master planned communities.” The ultimate use of this parcel will be for open space and both 
active and passive recreation, which is in keeping with the purposes of the General Plan 
designation. The proposed CUP will make these uses possible. 
 
The zoning of the parcel is RR-5 (Rural Residential - 5 acre lot minimum). The purposes of the 
RR-5 zone is  
 

a. To promote and preserve in appropriate areas conditions favorable to large lot 
family life; 

b. Maintaining a rural atmosphere; 
c. The keeping of limited numbers of animals and fowl; and 
d. Reduced requirements for public utilities, services and infrastructure. 

 
Further, these (Rural Residential) districts are intended to be primarily residential in character 
and protected from encroachment by commercial and industrial uses. The proposed conditional 
use permit would be a short-term use. The ordinance allows for this kind of use with the 
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granting of a conditional use permit. 
 
Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as 
the following: 

 CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on 
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas 
or may be compatible only if certain conditions are required that mitigate or eliminate the 
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to 
this title.) 

Staff Response: Due to the nature of this kind of excavation, any impact due to the location 
of the proposed use will need to be mitigated in terms of noise, traffic, and other potential 
nuisances. While the site is currently fairly remote, there may be some disturbance to local land 
owners, and care should be taken to ensure compliance with conditions outlined in the Code 
and this report.  

Property Layout.  The property involved in the reservoir comprises Parcel A, which is 
approximately 64 acres, of which approximately 24 acres will be under water and reserved as a 
water storage easement held by Cottonwoods Mutual Water Company.  

Roads and Access.  Access to the lot will be derived from Cottonwood Canyon Road/Silver Leaf 
Drive. It is anticipated that the proposed conditional use could have a significant impact on the 
roadway and existing traffic patterns. The developer has provided a truck route schedule, and 
the roadways will be monitored for wear and other impact. 
 
Grading and Land Disturbance.  This project is essentially a large-scale grading project, with 
excavation of the material and minimal, non-mechanized processing on the site. The resulting 
land formation will be a large pond that will hold secondary water and provide recreation 
opportunities. The County Engineer has reviewed and approved the preliminary drawings. 
Portions of the parcel appears to lie within the flood plain; however, as this is also a natural 
drainage channel, the reservoir will be designed to accommodate any/all flood events. 
 
Water Source.  Water shares have been procured for the proposed eventual reservoir. 
 
Fire Protection.  The property is outside the Wildland Urban Interface Area. However, there will 
be no structures built in connection with the conditional use permit. 
 
Sanitary Sewer Systems.  Sewer service will not be utilized by the proposed use. 
 
Storm Water. Storm water drainage will be accommodated in the proposed system. The County 
Engineer has reviewed the drainage plans and has approved the proposed drawings. 
 
Geologic and Geotechnical Evaluations.  Consideration has been given to the geotechnical 
requirements of such an improvement. The requirements of the County Engineer have been 
addressed. 
 
Utilities. No utilities are to be installed. 
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Model Motion   
 
Sample Motion for positive recommendation – “I move we forward a positive recommendation 
to the County Council for the Northside Creek Conditional Use Permit, application #10.049, 
located at approximately 6471 N Silver Leaf Drive, allowing for the excavation and construction 
of a reservoir, based on the findings and with the conditions listed in the staff report dated 
October 22, 2015.” 
 
Sample Motion for positive recommendation with conditions – “I move we forward a positive 
recommendation to the County Council for the Northside Creek Conditional Use Permit, 
application #10.049, located at approximately 6471 N Silver Leaf Drive, allowing for the 
excavation and construction of a reservoir, based on the findings and with the conditions listed 
in the staff report dated October 22, 2015, with the following conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for negative recommendation – “I move we forward a negative recommendation 
to the County Council for the Northside Creek Conditional Use Permit, application #10.049, 
located at approximately 6471 N Silver Leaf Drive, allowing for the excavation and construction 
of a reservoir, based on the following findings: 
 

1. List any additional findings… 

 

Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Existing Zoning Map 
Exhibit D: Flood Plain Map 
Exhibit E: Proposed Layout of Reservoir 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Northside Creek PRUD Amendment   1 

App # 10.037 

22 Oct 2015 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Northside Creek PRUD Amendment 

Public Meeting 

October 22, 2015 
 

Application No.:   10.037 
Applicant:   Rulon Gardner 
Owner:   Same 
Project Location:  approximately 6471 N Silver Leaf Dr (intersection of Silver Leaf 

and Cottonwood Canyon Road 
   Mountain Green 
Current Zoning:   RR-5 
General Plan Designation: Village Low Density 
Acreage/Lots:   approximately 92.524 acres/22 lots, 4 parcels, 1 private road 
Request:   Amendment to Lots 1-22, Parcels A, D, E, F, H, and I 
Date of Application:   July 21, 2010 
Date of Previous Meeting: (Previous Approval – August 2006) 
 

Staff Recommendation 
 
County Staff recommends approval of the requested amendment to the previously approved 
Northside Creek PRUD based on the following findings and with conditions listed below: 
 
Findings: 
 

1. That the proposed amendment is in keeping with the goals set forth in the Future Land 
Use Map of the General Plan.  

2. That the proposed amendment meets the requirements of the Morgan County Code for 
subdivision plat amendments.  

3. That the proposed amendment will have a negligible impact on surrounding properties.  
  
Conditions: 
 

1. That the owners provide an updated title report prior to recordation.  
2. That all fees and taxes are paid, including any fees associated with outsourced 

consultants.  
3. That any minor changes to the plat be handled by County Staff prior to recordation. 

 

Background  
  
This application is to amend the approved Northside Creek PRUD Plat, originally approved in 
2006. The existing/approved plat was never recorded due to market conditions as well as the 
changed desires of the applicant. Since 2010 the application has been under various stages of 
revision. The approved plat includes 22 residential lots and four open space lots, with a private 
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Northside Creek PRUD Amendment   2 

App # 10.037 

22 Oct 2015 

street – Cobble Creek Way. 
 
Changes over the previous plat include the combination of previous Parcels D and E into new 
Parcel A, the creation of new Parcel D in what was Lot 1, the realignment of Cobble Creek Way, 
adjusting lot lines for lots on the south east side, resulting in nine lots of approximately ¾ of an 
acre each, creation of lots on the north side of the property (new lots 110 and 111) and the 
remaining lots on the north west side of the property of about 2/3rds to 3/4ths of an acre each. 
The number of lots remains the same, although somewhat smaller in size.  
 
This reduction in size equates to a larger open space. While there is no stipulation in the Code, 
and there is no development agreement associated with this PRUD, the overall open space is 
approximately 70 acres, with the remaining approximately 22 acres in roadway or lots (equates 
to about 80% open space). 
 
The bulk of the open space will be used in the Northside Creek Reservoir, which will provide 
secondary water for the Cottonwoods Mutual Water Company, as well as providing an active 
recreation location. The CUP for the excavation and construction of the associated Reservoir are 
a separate application. 
 
It should be noted that this is following a bit of an unusual course for PRUD approvals. Not only 
has the time frame for review and approval been lengthy for various reasons, the procedure for 
approval has been adapted to match our current standards. Thus, this point in the approval 
process would normally be considered the “preliminary plat” stage, following which construction 
documents would be submitted and approved by the County Engineer and infrastructure 
improvements will begin. Once the infrastructure has been constructed and upon 
recommendation of the County Engineer, the County would conditionally accept the 
improvements and a bond would be set for the one year warranty period. Final plat approval 
would accompany this warranty period commencement, and the final mylar prepared, 
approved, and recorded. We would expect a similar process going forward with this application 
as well. 

 
Analysis 
 
General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property 
has a Village Low Density Residential designation. According to the General Plan, the Village 
Low Density Residential designation “provides for a lifestyle with planned single family 
residential communities, which include open space, recreation and cultural opportunities, 
including schools, churches, and neighborhood facilities located in established village areas or 
master planned communities. The residential density is a maximum of 2 units per acre.” This 
PRUD, with the 22 lots of over ½ acre each, open spaces, and recreation opportunity, matches 
the desired character of the General Plan.   
  
The zoning of the parcel is RR-5 (see Exhibit C). As noted above, the size of the lots are 
determined by the plat. It should be noted that the plat indicates the following setbacks for 
each lot: 
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Ordinance Evaluation: 
 
Property Layout.  The property is located generally north of the intersection of Silver Leaf Drive 
and Cottonwood Canyon Road. The setbacks are noted on the plat (see above).  
 
Roads and Access.  The property has two points of access. The main access will be from Silver 
Leaf Drive on the south, which will lead into Cobble Creek Lane. Each lot will gain access from 
this private drive. The north end of Cobble Creek terminates at a 12’ access easement recorded 
against the property in favor of agricultural parcels further up Cottonwood Canyon. Thus, even 
though Cobble Creek Lane is a private road, adjacent property owners will still be able to gain 
access to their property. 
  
Grading and Land Disturbance. Portions of the property appear to lie within the flood plain; 
however, no residential lots are affected by the floodplain. 
 
Site grading will be extensive and will be governed by the Northside Creek Reservoir Conditional 
Use Permit. Other site work for roads and drainage have been reviewed and approved by the 
County Engineer. 
 
Utilities. Water service in the area is provided by the Cottonwoods Mutual Water Company. 
Waste water will be handled by the Mountain Green Sewer District. 
 
Geologic Hazards. The subdivision was completed prior to the County Geologic Hazards 
Ordinance.  
 
Model Motion   

 
Sample Motion for Approval – “I move we recommend approval by the County Council the 
Northside Creek PRUD Amendment, application #10.037, located at approximately 6471 W 
Ridges Roade, amending the approved plat, based on the findings and with the conditions listed 
in the staff report dated October 22, 2015.” 
 
Sample Motion for Approval with additional conditions – “I move we recommend approval by 
the County Council the Northside Creek PRUD Amendment, application #10.037, located at 
approximately 6471 W Ridges Roade, amending the approved plat, based on the findings and 
with the conditions listed in the staff report dated October 22, 2015, with the following 
additional conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for denial – “I move we recommend denial by the County Council the Northside 
Creek PRUD Amendment, application #10.037, located at approximately 6471 W Ridges Roade, 
amending the approved plat, based on the findings and with the conditions listed in the staff 
report dated October 22, 2015, due to the following findings: 
 

1. List any additional findings… 
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Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Current Zoning Map  
Exhibit D: Flood Plain Map 
Exhibit E: Existing Northside Creek PRUD Plat 
Exhibit F: Proposed Amended Plat 
 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Warner Pit CUP   1 

App # 15.051 

22 Oct 2015 

 
 

Planning Commission 

Staff Report 
 

Planning and Development Services 

 

Warner Gravel Pit Conditional Use Permit 

Public Meeting 

October 22, 2015 
 

Application No.:   15.051 
Applicant:   Staker Parson Mountain Green 
Owner:   Jack B Parson Companies 
Project Location:  approximately 4950 Old Highway Road (near the intersection of 

Trappers Loop Road and Old Highway Road) 
   Mountain Green 
Current Zoning:   A-20 
General Plan Designation: Village Low Density, Town Center, and Village Residential (4 

Dwelling Units per Acre (DUA)) 
Acreage:   approximately 51.51 acres 
Request:  Approval of Warner Gravel Pit CUP, allowing for excavation 

processing  
Date of Application:   May 28, 2015 
Date of Previous Meeting: N/A 
 

Staff Recommendation 
 
County Staff recommends approval of the requested conditional use permit based on the 
following findings and with conditions listed below: 
 
Findings: 
 

1. That the proposed use has been identified as a gravel pit. These kinds of uses are 
conditionally (C3) allowed in A-20 zoning districts. 

2. That the proposed gravel pit is a use that may be permitted based on meeting certain 
criteria in the Code. 

3. That the proposed facility will implement measures in an effort to not adversely impact 
the adjacent properties. 

4. That any potential impact on the existing neighborhood will be minimal. 
5. That the requirements of the County Engineer have been or will be addressed (see note 

attached in Exhibit G). 
 
Conditions: 
 

1. That the developer work with Mike Waite (Public Works Director) and Mark Miller 
(County Engineer) to ensure that the roads are in the same state of use and repair at 
the end of the excavation period. 

2. That the developer provides a revegetation plan and/or uses hardscape materials to help 
prevent erosion on sloped areas. 
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22 Oct 2015 

3. That all other requirements of the County Engineer and Public Works Director are met. 
4. That the hours of operation are set forth as 7 AM to 5:30 PM, Monday through Friday. 

 

Background 
 
This is a request to complete the mining of the Warner Pit in the Mountain Green area. The 
property is located generally north of the Old Highway Road, near the intersection of Trappers 
Loop Road and Old Highway. The proposed conditional use permit is for the continued 
excavation of material. The original conditional use permit was granted in 1997 and was good 
for a period of 13 years, after which time it expired.  
 
This site is located immediately adjacent to a residential area to the east (Rollins Ranch) Due to 
the nature of the proposed conditional use permit, and the kinds of noises, dust, and dirt that 
are generated, mitigating efforts should be taken to ensure minimal impact on these areas. 
Further, heavy truck traffic along Old Highway Road will almost certainly cause damage to the 
existing roadway. The developer will need to repair any adverse effect of his activities on the 
roadway will be repaired by him prior to final completion of the project. As this is mainly an 
engineering-related project, the County Engineer and will continue to work closely with the 
developer to ensure that the County’s interests will be met. 

 
Analysis 
 
General Plan and Zoning. Pursuant to the Future Land Use Map (see Exhibit B), the property 
has a Village Low Density Residential, Town Center, and Village Residential (4 DUA) 
designation. According to the General Plan, the Village Low Density Residential designation 
“provides for a lifestyle with planned single family residential communities, which include open 
space, recreation and cultural opportunities, including schools, churches, and neighborhood 
facilities located in established village areas or master planned communities.” The Town Center 
designation “denotes areas suitable for a mixture of commercial, employment, and supporting 
residential uses in appropriate locations. Horizontal mixes uses would be required for master 
planned projects, and vertical mixed uses would be encouraged. Residential uses in the Town 
Center category should be vertically and/or horizontally integrated, and complementary to non-
residential uses. Town Center projects should be designed to provide maximum compatibility 
with surrounding land uses. Increased aesthetic and architectural design requirements and 
focus on streetscape creation are paramount to the development of a Town Center area.” The 
Village Residential designation “provides for a combination of single family attached and 
detached dwellings, townhomes, and duplexes. Substantial common open space for visual relief 
and recreation amenities would serve residents. This designation is found in the Mountain 
Green area with designated densities of up to 4 units per acre, and is appropriate for 
established village areas with infrastructure to support the uses.” The anticipated ultimate use 
of this parcel will be for potential commercial and residential development. The proposed CUP 
will make these uses possible. 
 
The zoning of the parcel is A-20 (Agricultural - 20 acre lot minimum). The purposes of the A-20 
zone is “to promote and preserve in appropriate areas conditions favorable to agriculture and to 
maintain greenbelt spaces. These districts are intended to include activities normally and 
necessarily related to the conduct of agriculture and to protect the district from the intrusion of 
uses inimical to the continuance of agricultural activity.” (LUMC 8-5A-1 (C)) 
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Ordinance Evaluation. Morgan County Code, Chapter 3, Section 8-2-1 defines conditional use as 
the following: 

 CONDITIONAL USE: A land use that, because of its unique characteristics or potential impact on 
the county, surrounding neighbors or adjacent land uses, may not be compatible in some areas 
or may be compatible only if certain conditions are required that mitigate or eliminate the 
detrimental impacts. (A use of land for which a conditional use permit is required, pursuant to 
this title.) 

Staff Response: Due to the nature of this kind of excavation, the impact on adjacent 
properties due to the location of the proposed use will need to be mitigated in terms of noise, 
traffic, and other potential nuisances. There may be some disturbance to local land owners, and 
care should be taken to ensure compliance with conditions outlined in the Code and this report.  

Property Layout.  The property comprises 51.51 acres. The site has had some excavation, and 
the remaining area will be mined for gravel and sand.  

Roads and Access.  Access to the lot will be derived from Old Highway. It is anticipated that the 
proposed conditional use could have a significant impact on the roadway and existing traffic 
patterns. The developer has provided a truck route schedule, and the roadways will be 
monitored for wear and other impact. 
 
Grading and Land Disturbance.  This project is essentially a large-scale grading project, with 
excavation of the material and processing on the site. The resulting land formation will be a 
relatively smoothly graded to facilitate future development. The County Engineer has reviewed 
and approved the preliminary drawings.  
 
Water Source.  This site will use water from the existing water sources available on the site. 
 
Fire Protection.  The property is within the Wildland Urban Interface Area. There will be no 
permanent structures built in connection with the conditional use permit. 
 
Sanitary Sewer Systems.  Sewer service will not be utilized by the proposed use. 
 
Storm Water. Storm water drainage will be accommodated in the proposed system. The County 
Engineer has reviewed the drainage plans and has approved the proposed drawings. 
 
Geologic and Geotechnical Evaluations.  Consideration has been given to the geotechnical 
requirements of such an improvement. The requirements of the County Engineer have been 
addressed. 
 
Utilities. No utilities are to be installed. 
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Model Motion   

 
Sample Motion for positive recommendation – “I move we forward a positive recommendation 
to the County Council for the Warner Gravel Pit Conditional Use Permit, application #15.051, 
located at approximately 4950 Old Highway Road, allowing for the excavation and processing of 
gravel and sand, based on the findings and with the conditions listed in the staff report dated 
October 22, 2015.” 
 
Sample Motion for positive recommendation with conditions – “I move we forward a positive 
recommendation to the County Council for the Warner Gravel Pit Conditional Use Permit, 
application #15.051, located at approximately 4950 Old Highway Road, allowing for the 
excavation and processing of gravel and sand, based on the findings and with the conditions 
listed in the staff report dated October 22, 2015, with the following conditions:” 
 

1. List any additional findings and conditions… 
 
Sample Motion for negative recommendation – “I move we forward a negative recommendation 
to the County Council for the Warner Gravel Pit Conditional Use Permit, application #15.051, 
located at approximately 4950 Old Highway Road, allowing for the excavation and processing of 
gravel and sand, based on the following findings: 
 

1. List any additional findings… 

 

Supporting Information 
 
Exhibit A: Vicinity Map 
Exhibit B: Future Land Use Map 
Exhibit C: Existing Zoning Map 
Exhibit D: Proposed Layout of Gravel Pit 
Exhibit E: Applicant’s Narrative 
Exhibit F: Storm Water Pollution Prevention Plan (SWPPP) 
 

Staff Contact 
Bill Cobabe, AICP 
801-845-4059 
bcobabe@morgan-county.net 
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Exhibit D: Proposed Layout of Gravel Pit 
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Exhibit E: Applicant’s Narrative 

 

REVISED (VERSION 2) 

WRITTEN NARRATIVE  

FOR  

JACK B. PARSON COMPANIES 

CONDITIONAL USE PERMIT APPLICATION 

MOUNTAIN GREEN – WARNER PIT 

 

PROJECT NAME:   STAKER PARSON COMPANIES MOUNTAIN GREEN – WARNER PIT 

APPLICANT INFORMATION: JACK B. PARSON COMPANIES, ATTN. REAL ESTATE MANAGER 
2350 SOUTH 1900 WEST 
OGDEN, UT 84401 

PROJECT DESIGNER INFORMATION: STAKER PARSON COMPANIES, ATTN. NICK WARDELL 
2350 SOUTH 1900 WEST 
OGDEN, UT 84401 

    

 In February of 1997 Jack B. Parson Companies (“JBP”) was issued a conditional use 

permit at this same location (See Attached). It was the intent of JBP to have the reserves mined 

off of the property and have the property fully reclaimed by February of 2010. For the first ten 

(10) years of work taking place in the pit, extraction rates were consistent with the time allotted 

by Morgan County in the original granting of a conditional use permit. However, due to the 

economic downturn in 2007-2008, progress slowed significantly to the point where only 

removal of materials from existing stockpiles and mining of a very small area in the Southeast 

corner of the pit adjacent to the Paul Warner residence existed. Up until recently, demands for 

material at this location were not significant enough for the need to process further materials.  

 

At this time, JBP desires to renew its conditional use permit to allow for the final 

extraction and processing of remaining materials. While much work has been completed at the 

location to date, work still remains to extract remaining reserves and fully reclaim the property 

as represented in the 1997 mining and grading plan (See Attached). JBP’s plan to extract and 

process material, grade, and reclaim the property is still consistent with the original design. 

However, the current ‘performance standards for conditional uses’ as set forth by the Morgan 

County Code have each been addressed in the attached (ATTACHMENT ‘A’). Because the 

timeframe has lapsed in the original conditional use permit to complete the work, it is the 

intent of JBP to renew its conditional use permit so that work can be completed and the site 
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can be completely reclaimed to make way for the utilization of the property for new 

development.  

 

During the term of the last conditional use permit, JBP has been a good neighbor and 

steward in adhering to the conditions originally set in that conditional use permit issued in 

1997. The demand for rock has increased recently to the point where it makes sense for the 

company to re-commence processing operations at this location in an effort to complete its 

mining and grading obligations, reclaim the property and make way for further growth and 

development in this area.  

 

The original and proposed mining plans are consistent with one another and are 

designed to minimize any adverse impact to the area as far as traffic, noise or emissions are 

concerned. However, Staker Parson Companies proposes that the amount of trips for truck 

traffic be as follows: 

A. Trucking from Old Farm to freeway be limited to 15 trips per hour loaded.  

1.  Unrestricted trucking to the freeway would be allowed if the new proposed 

interchange is built. 

B.  Trucking over Trappers Loop Road – unrestricted. 

C.  Trucking from Pit to Peterson exit be restricted to three (3) trucks loaded per day 

without review and approval of the Morgan County Engineer. Any exceptions to this 

must be reviewed and approved by the Morgan County Engineer. 

D. Signs, walking path, safety devices will be directed by the Morgan County Engineer. 

Staker Parson Companies also proposes the following hours of operation be allowed to limit 

any impacts to neighboring property owner’s: 

 A. Monday thru Friday – 6:00am to 6:30pm. 

 B. Saturdays – 8:00am to 5:00pm. 

 

 The property is unique in that a very valuable and needed aggregate source remains 

that can be utilized in roads, concrete, asphalt, and associated sand and gravel in the 

immediate vicinity, at reasonable costs. After mining is completed, the utilization of the land 

will offer a broad range of development potential to this area.  
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ATTACHMENT ‘A’  

To the Written Narrative  

for  

Jack B. Parson Companies  or (‘JBP’) 

Conditional Use Permit Application 

 

APPLICANT’S RESPONSES TO THE FOLLOWING COUNTY CODE ITEMS: 

 

SECTION 8-8-4 PERFORMANCE STANDARDS FOR CONDITIONAL USES 

 

A.  Conditions Relating To Safety For Persons And Property: 

1.  No Buildings will be added to the facility. A small scale house structure and 

related scale exists on the property for the weighing and ticketing of product 

being sold. This building was constructed in accordance with local building codes 

at the time it was installed. Also, an existing single-family residence still remains 

on the site. It is the intent of the applicant that permits and plans for demolition 

will be submitted for prior to extracting materials in the area of this residence. 

2. N/A, No irrigation ditches, drainage channels, and other potential attractive 

nuisances exist on or are adjacent to the property. 

3. JBP intends to locate its processing plant for processing material at appropriate 

distances (a minimum of 600 feet) from incompatible uses such as single-family 

residences that are occupied. 

4. N/A. 

5. N/A. 

6. All truck loading and unloading will take place at or very near the stockpile area 

designated at the far West end of the property or at the processing plant located 

at a minimum of 600 feet from any single-family residence. 

7. No added improvements are intended to be installed. Fire hydrants currently 

exist along the frontage of Old Highway Road immediately adjacent to the 

property as well as throughout the Rollins Ranch Subdivision to protect the 

homes located in that neighborhood. 

8. N/A. 

9. Fencing currently exists and no added improvement is anticipated. 

10. The current entrance to the pit will be the only means of traffic circulation in and 

out of the property. 
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11. REFER TO WRITTEN NARRATIVE ABOVE. 

12. REFER TO WRITTEN NARRATIVE ABOVE. 

 

B.  Conditions Relating To Health and Sanitation: 

1. The Northwest Irrigation Company’s secondary water system stubbed to the 

property will be utilized for the source of water on the property for dust control 

and for the processing of materials at the location of the processing plant. A 

water truck will also be onsite during the times of processing materials to 

maintain impacted areas with the use of water being applied to those areas. 

2. The processing of material will only take place at those times a mobile plant is 

mobilized to the site. At locations where this mobile plant operates such as this 

location, JBP installs and supplies proper temporary sanitation facilities for its 

workers to use and agrees to do the same at this location.  

3. N/A. 

 

C.  Environmental Concerns: 

 1. N/A. 

 2. N/A, none exist. 

3. Processes for the control, elimination or prevention of land, water or air 

pollution; the prevention of soil erosion; and the control of objectionable odors. 

a. N/A, the possibility of degradation of water quality does not exist at the 

site. 

  b. N/A, no possibility of discharge to existing watercourses exists. 

c. Applicant intends to strip existing topsoil from those areas of extraction 

prior to commencing any extraction activities, then stockpile that topsoil, 

and install that topsoil after completion of final grade for the seeding of 

vegetation. No streams, watercourses, swales, floodplains or right-of-

ways exist on the property. 

4. The planting of ground cover or other surfacing to prevent dust and erosion. 

a. N/A, no conditions like this exist. 

b. Those areas not being disturbed by extraction activities will be 

maintained. 

c. N/A, no critical areas exist on the property. 

d. Because the site is being graded according to the attached ‘Mining & 

Grading Plan’ for future development of the property, these conditions 

will be met. 

                              Page 51 of 59



 

 

 

 
Warner Pit CUP   13 

App # 15.051 

22 Oct 2015 

 

5. Restructuring will occur in accordance with the supplied ‘Mining & Grading Plan’. 

6. All slopes will be removed during the extraction of materials process so erosion 

will not occur. 

7. N/A. 

8. If determined to be required, it will be supplied. 

9. N/A, conditions such as this will not exist. 

10. N/A, no natural drainages exist on the property. 

11. Drawings and plans have been supplied. 

12.  N/A. Because this is a continuation of an existing permit, no conditions like this 

exist currently on the property. 

13.  If requested by the planning commission, JBP will strive to meet those additional 

reasonable standards. 

 

D.  Conditions Relating To Compliance with Intent Of General Plan And Characteristics Of 

Vicinity (Or Neighborhood): 

 1. N/A. 

2. Because this is a continuation of an existing use, and due to the fact that any 

processing plant intended to be located on the property with the condition that 

the operator agree to operate at a distance of a minimum of 600 feet from 

incompatible uses, no need for screening is requested by the applicant. 

3. N/A. This will occur as the property is developed. 

4. N/A. No final development activities will occur on the site at this time. 

5. Upon completion of the extraction of materials and removal of stockpiled 

material, it is the intent of the applicant to remove the small scale house 

structure and related scales under proper permit.  

6. N/A. 

7. N/A. 

8.  N/A, see ‘Mining & Grading Plan’. 

9. Values will be maintained as this will not be a continuous on-going operation in 

perpetuity and the property being left in a state for future development of a 

compatible use to neighboring properties. 

10. N/A, see ‘Mining & Grading Plan’. 

 

E.  Conditions Relating To Performance: 

 1. Time limits. SEE APPLICATION. 

a. It is not possible to extract and sell through the materials processed in 
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accordance with the supplied ‘Mining & Grading Plan’ within the allotted 

two (2) year period of this section. Due to the current market conditions 

and lack of local market demands on the types of materials being 

processed, applicant requests ten (10) years to complete the required 

mining and grading activities as well as to sell through and remove the 

materials being stockpiled on the property. 

b. Action in the form of selling material from stockpiled materials on this 

property will take place immediately following issuance of a conditional 

use permit. 

2. Bonding for the activities performed on this property can be supplied if one is 

not already in place from the previous conditional use permit. 

3. No development activity interest has been received on this property to date. 

4. Because applicant has agreed not to perform processing activities within 600 

feet of an incompatible use, applicant feels this condition will be met. Because 

construction activities of neighboring developments are utilizing similar 

equipment being utilized by the applicant to extract materials, applicant does 

not see any impact above and beyond that construction activity occurring in the 

immediate vicinity of the property. 

5. Applicant agrees that it will do so. 

 

F.  Energy Conservation Concerns: 

 1. N/A. 

 2. Not feasible with the requested use. 

 3. N/A. 

 4. N/A. 

 5. N/A. 

 6. Already accomplished with existing berms of earthen material and vegetation. 

7. Already established on the property from prior conditional use permit 

requirements. 

 8. N/A, grading plan already addresses this concern. 

 9. N/A. 

 10. No ongoing maintenance required for currently installed improvements. 

 

G.  Conditional Use Permits Are Public Comment Items: 

 Applicant agrees to the standards set forth in this paragraph.  
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SECTION 8-8-5: GENERAL STANDARDS FOR CONDITIONAL USE DEVELOPMENTS: 

 

A. Properties are corporately owned by entities that are affiliated. Jack B. Parson 

Companies is a ‘DBA’ of Staker & Parson Companies. 

 

B. Landscaping, Fencing and Screening: Site is currently fenced and screening is provided 

by way of earthen berms located around the perimeter of the property. 

 

C. Signs and Lighting:  N/A 

 

D.  Grading and Drainage Plan: See submittal. 

 

E. Planting Plan:  Site is not being developed into its final use at this time so no plantings 

should be required. 

 

F. Use not Detrimental:  This type of use occurs frequently in areas such as this with no 

detrimental impacts to health and safety or general welfare of those persons residing 

the vicinity of this property due to the measures already agreed to above and that will 

take place while material is being extracted. 

 

G. Water And Sewer System:  N/A, existing structures/improvements were constructed 

under the prior conditional use permit and codes and should be considered legal 

(perhaps non-conforming) structures at this time. 

 

H. Bond:  Applicant agrees to bond for the stipulated amounts and timeframes required 

under this section. 

 

I. Fees and Costs Paid By Applicant: Applicant agrees to cover the costs of engineering 

and professional fees incurred in connection with this application. 

 

J.  Environmental: Those areas disturbed by the extraction process will be graded, topsoil 

materials placed, then re-seeded with a seed blend to match existing natural vegetation, 

and/or crop for agricultural purposes until such time that a future development 

application is submitted to the County.  
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K.  Plans, Plats, and Documents:   See ‘Mining & Grading Plan’ 

 

L.  Standards and Requirements: Applicant agrees to any standards and requirements set 

forth in this title or applicable ordinances. 

 

M.  Character of District: The proposed use is preparing the property to conform to this 

standard and allowing the future development to keep with the general character of the 

district. 

 

N.  Plan Preparation: Plans for this application were completed by a licensed professional land 

surveyor in the State of Utah. 

 

O.  Storm Drainage Facilities: Not applicable as all storm water shall be retained onsite until 

future development occurs. 

 

P.  Permits Required: Any and all permits required for this use will be submitted for and 

obtained by applicant.  
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Exhibit F: SWPPP 

 

(Attached Separately) 
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PLANNING COMMISSION AGENDA 

Thursday, October 8, 2015 

Morgan County Council Room 

6:00 PM 

 

PUBLIC NOTICE is hereby given that the Morgan County Planning Commission will meet at 

the above time and date at the Morgan County Courthouse, Council Chambers; 48 West Young 

St., Morgan, Utah. The agenda is as follows: 

 

1. Call to order – prayer at Morgan County Courthouse 

  

2. Pledge of Allegiance  

 

3. Approval of agenda 

 

4. Declaration of conflicts of interest 

 

5. Public Comment  

 

Legislative: 
 

Administrative:  

 

6. Discussion/Decision –Conditional Use Table 

 

7. Planning Commission Business/Questions for Staff 

 

8. Approval of minutes from September 24, 2015  

 

9. Adjourn  
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Members Present  Staff Present   Public Present 

Shane Stephens  Bill Cobabe   Tina Cannon 

Debbie Sessions  Gina Grandpre   

Roland Haslam  Mickaela Moser  

Larry Nance     

      

       

1. Call to order – prayer.   Chair Haslam opened the meeting and Member Stephens offered 

prayer. 

 

2. Pledge of Allegiance  

 

3. Approval of agenda 

Member Sessions moved to approve the agenda.  Second by Member Nance.  The 

vote was unanimous.  The motion carried. 

 

 

4. Declaration of conflicts of interest 

There was none. 

 

5. Public Comment  

 There was none. 

 

 

Legislative: 
 

Administrative:  

 

6. Discussion/Decision – Conditional Use Table 

 

Member Sessions commented that she feels their work on the Conditional Use Table is still not 

streamlining the process for businesses enough to be appealing and efficient.  Member Nance 

commented that he would like to see the process more simple for those applying for a business 

use.  There was discussion on neighborhood commercial uses. 

 

Chair Haslam clarified that the County Council has directed the Planning Commission to go 

through the Conditional Use Table.  Member Nance advocated putting more permitted uses on the 

table to allow for a quicker approval for potential businesses.  Bill stated that a conditional use is a  

permitted use provided that all of the provisions and standards are met with the County Code.   He 

clarified that the purpose of discussions about the use table is to assign if they should be permitted 

or to what degree they should be allowed.  There was discussion on transportation, support 

transportation, freight, delivery services, storage, telecommunications, data processing, finance 

and insurance, real estate and rentals, and what should be permitted in each category.  Chair 

Haslam reminded that the changes they are making to the Conditional Use Table will be 
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forwarded to the County Council for their review and they may further change what the Planning 

Commission is recommending for approval. 

 

It was decided to skip item #7 of the agenda and move forward with approval of last week’s 

minutes.  

 

 

7. Planning Commission Business/Questions for Staff 

 

 

8. Approval of minutes from September 24, 2015  

 

Member Stephens moved to approve the amended minutes from September 24, 2015.  

Second by Member Nance.  The vote was unanimous.  The motion carried.   

 

9. Adjourn  

 

 

Member  Stephens moved to adjourn.  Second by Member Sessions.  The vote was 

unanimous.  The motion carried. 

 

Approved: __________________________________ Date: _______________________ 

Chairman, Roland Haslam 

 

ATTEST: ___________________________________ Date: _______________________ 

Mickaela Moser, Transcriptionist 

Planning and Development Services 
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